Ulster County Regional
Chamberof Commerce

g«:ﬂ‘ 214 Fair Street, Kingston NY 12401

June 16, 2023

To: Kingston Rent Guideline Board
From: Ulster County Regional Chamber of Commerce

On behalf of our members, the vast majority of whom are local small business owners,
we would like to ensure that their voices are heard. In that regard, please consider the
following information before making any decisions:

The majority of housing providers in Kingston are small local businesses who
provide much needed affordable and safe housing.

The vast majority of rents are significantly below what is considered affordable.
Many housing providers have not raised rents for several years.

Local housing providers have been squeezed by large increases in energy,
materials and labor prices.

Rents are the only source of revenue to allow the continuous upkeep required by
Kingston’s aging housing stock.

Consider the fact that if you deprive these small business owners of revenue, it
will ultimately lead to disinvestment and deteriorating living conditions.
Modest rent increases are needed to keep up with inflation and to keep the
housing in a good state of repair.

The Chamber thanks you in advance for understanding the plight of property owners.

Please let me know if you have any questions.
WO’ oA

Ward Todd, President



Rent Control Hearing
Saturday, June 17, 2023
Public Comments

My name is Kristin Shufeldt. | am a tenant of a rental property in Kingston. | share rent and household
expenses with my fiancé. We live in a 3-apartment house on Pine Grove Avenue. | am a Civil Service
Employee, serving this community for over five years, and a Kingstonian, born and raised here.

When a rental tenant hears the term “rent control” it might have a nice ring to the ear, Sure it does! We
all work hard for our paychecks and have plenty of bills to pay, like me and many of us in Kingston. We
have families to support and mouths to feed. However, | know what that means for the property | live in.
A rent that is controlled and doesn’t increase annually means my landlord will not be getting the funds
they need to maintain the praperty as yearly expenses and taxes increase. It means that eventually they
will not be able to properly sustain the apartment | live in with my 9 month old and will someday start
having to choose what things they can fix when something goes wrong. | understand that rent increases
are for the property as a whole. Perhaps one of the upstairs apartments needs something this year and
next year, | may need something fixed. | know that my landlord is not increasing rent at an inappropriate
rate to make a lot of money off me and the others upstairs. Our landlord is a local resident, one of the
“little guys,” who started a small business in real estate. He is not some billionaire who decided to buy
property in Kingston and jack up prices on their property = although that is the picture some groups have
painted in this small city. Organizations have recently assembled in Kingston to push their agenda with
one specifically targeting landlords to make them look bad and push rhetoric that they are money-
hungry, greedy and evil billionaires who displace people from their homes. Perhaps that is partially true
and some of the landlords ARE those billionaires from the city. Which doesn’t even matter, because a
person has the right to buy property and the right to do what they want with the property they own. It’s
not just my belief, it's a Constitutional right.

I am a tenant now, but want to own property someday. As a woman and mother, | want to show my child
I worked hard and earned enough money to buy a home. | want the same rights to my property that
have been around since the Amendments to the Constitution were written. Rent control is only the start
of tampering with people’s rights here in Kingston.

But let’s put the politics aside and do math instead. When a restaurant incurs higher costs of the
ingredients on their menu, they have to increase their menu prices. When a retail store incurs higher
wholesale prices, their retail prices go up. If they don’t raise their prices, they will have to close their
doors. It's the same for landlords. If property costs rise, rents rise, and if they can't increase their rents,
they will have to close their doors — literally! It’s very simple, Controlled rent + (plus) increased costs of
property maintenance and taxes = (equals) negative funds and unmaintained properties. It leaves no
margin to pay a mortgage and take care of the property. I'm not even a property owner yet and | know
this to be true.

Lowering rent will DETERIORATE our current, limited housing properties and ultimately deteriorate our
community. We can’t lower rent or keep rents at the same rate year after year. It’s not the answer to the
housing problem. We NEED investors and builders so we can build properties and apartments here and
find a REAL solution for this housing problem. We don’t have enough units, and we need more. However,



potential buyers have gotten wind of this rent control proposition and the possibility of other property
regulations in Kingston and have already gone elsewhere choosing other cities, towns, and counties.

Twenty years ago, Kingston was deteriorating. It was not a place to find jobs and start families.
Graduating high school students ran away to college if they could. | know because | was one of them.
Kingston is finally on the map as a wonderful and fun place to be. We received a Downtown
Revitalization grant in Kingston and cleaned it up around here. Are there other grants we can apply for to
help the housing issue? If we don't find ways to build Kingston up, whether through public or private
funding, people will leave. They have already started to flee and it's not because the rents are too high.

It almost seems like the goal of this board is to invest less in our community and drive people away than
it is to bring and keep people here. Why are we discouraging people from coming here?

I ask that the Rent Guidelines Board please consider the Kingston community when making the decision
on rent control in Kingston. Let people invest in Kingston and keep it a great place to be. If you vote for
rent control, you're voting against a beautiful place to live and work.
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HVPOA TESTIMONY BEFORE KINGSTON RENT GUIDELINES BOARD

JUNE 17™2023

Thank you, my name is Rich Lanzarone, | am Executive Director of HVYPOA, and | represent the owners of
the 53 regulated properties in Kingston,

| would like to unmask 3 myths — 3 pervasive untrue narratives about apartments in Kingston:

1. COVID 19 caused a massive influx of people and this caused a drop in the vacancy rate
2. Incomes in Kingston have been stagnant and not kept up with rents
3. Rents have skyrocketed and are unaffordable.

I will show you actual multi-family operating cost data which DHCR has not.
POPULATION / VACANCY
See Page 3.

According to the Empire Center for Public Policy, NYS$ had a “net” loss of nearly 300,000 people last year
to other states, and in the last 2 years lost a “net” 651,742 residents to other states — exceeding the
combined populations of Buffalo, Rochester, and Syracuse.

See Page 4
Was Kingston somehow immune? No.

This chart published by the Census Bureau last month shows the population gains and losses for each
city & town in Ulster County from the start of COVID, April 2020 through July 2022.

Kingston (highlighted in yellow) went up by 179 people in 2021, but lost 286 people in 2022, That’s a
combined net loss of 148 people since the beginning of COVID. The data shows the narrative about a
great influx is a widely believed and repeated, but misleading and false, narrative. Yes, people moved in.
But more people moved out.

WAGES
See Page 6

Page 6 from the Ulster County website, drawing on NYS DOL wage and employment data, shows that
average wages have risen from $45,746 to $56,821, an average gain of 24.2% since 2019. This average is
reflective of smalter raises for white collar workers and larger wages for service workers in, say, food
service, restaurant, hospitality and landscaping. Those wages have increased upwards of 30%, according
to NYS DOL. This is consistent with the data provided by DHCR on June 12"

The narrative that wages have been stagnant is obviously misleading and false. There are those who

need public assistance — and they should be aided by expanded Section 8 and NYS housing vouchers
programs. But a small number of private citizens should not be forced to provide a public benefit that
government is ohligated to provide.
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AFFORDABILITY
See Page 7.

This is the data provided by DHCR on June 12. According DHCR, rents over the past 6 years, through
2021, increased annually by 2% per year, at total of 12%. Meanwhile, the average renter’s household
income rose by 33% over the same period. This data clearly dispels the narrative that wages have been
stagnant and haven’t kept up with the rise in rents.

See Page 8

The RGB has jurisdiction over 19% of the apartments in Kingston. The other 81% are beyond the RGB’s
authority.

HVPOA conducted a survey of apartment rents in the 53 ETPA regulated buildings, comparing the rents
being charged on the day before ETPA was adopted to the rent at 80% of Area Median Income for 1,2 &
3 Bedroom apartments. 80% of AMI is the government standard used to determine what is an
“Affordable” apartment. 1054 apartments out of 1116 eligible (94%) were surveyed. The results reveal
that 91% of the regulated apartments are below 80% of AMI, 7% are at 80% of AMI, 1% are above 80%
but below 90% AMI, and 1% are above 90% of AMI.

So the narrative that rents have skyrocketed and need to be somehow lowered by regulatory action is
without merit. The apartments under the jurisdiction of the RGB are affordable.

See Page 9
OPERATING COSTS:

I have provided to you the report of 2023 Operating Costs that was provided to every other RGB in the
State. DHCR left you out. | am providing it to you, as DHCR gave you absolutely no data on costs.

The rate of inflation for building operators is much higher than CPI since the basket of costs for owners is
heavily weighted by energy, building materials, taxes, insurance and labor and so is higher than
Consumer CPI. The % changes in costs of energy, building materials, insurance and labor are comparable
in Kingston & NYC, Kingston has seen an average 3% rise in taxes, lower than NYC, but Kingston owners
now have added administrative & legal costs in complying with ETPA. Kingston owners need an 8%
increase for 1-year leases and 11% increase for 2-year leases in order to just keep up with increased cost
without a penny of additional profit.
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New York’s post-pandemic population drop continued into 2022

by E). McMahon  December 22, 2022

Following a record loss between 2020 and 2021, New York
State’s population decreased by another 180,341 people during
the 12 months ending July 1, 2022, according to just released
U.S. Census Bureau estimates.

New York’s population decline from mid-2021 to mid-2022 was
driven by a net domestic migration outflow of 299,577 residents
— meaning nearly 300,000 more people moved out of New York
State than moved in from other states during the previous 12
months. This was the Empire State’s second-largest net domestic
migration loss on record, exceeded only by a net outflow of
314,153 people in 1973. Over the combined two-year petiod,
New York has lost a net 651,742 residents to other states —
exceeding the combined populations of Buffalo, Rochester, and
Syracuse.

The latest numbers indicate the outflow of New Yorkers
triggered by the COVID-19 pandemic in 2021 continued well
into 2022.



Annual Estimates of the Resident Population far Minor Civil Divisions in New York: April 1, 2020 to July 1, 2022
April 1, 2020 Population Estimate {as of july 1} Delta 2020-2022
Geographic Area Estimates Base 2020 2021 e 2022 -
Denning town, Ulster County, New York 451 490 494 489 -2
Esopus town, Ulster County, New York i 9,556 9,548) 96 o540 15|
Gardiner town, Ulster County, New York 5,614 5,609 5, 684] 5,633 19}
Hardenburgh town, Ulster County, New York i 221 222 4 224y 2 1
Hurley town, Ulster County, New York 6,179 6,169 a 207| 6,145 =34
Kingston city, Ulster County, New York ma.omnﬁ 24,023 24,202 239 -148
Kingston town, Ulster County, New York 932 931 837 925 -7
Uioyd town, Ulster County, New York — m39] 11,139] 11,227 Ehwmw. 5 4
Marbletown town, Ulster County, New York 5,656 5,656 5,728 5, 52|
Mariborough town, Ulster County, New York 8,714 8,704 8, mnh 8,795 81
| Mew Pattz town, Uister County, New York 14,408 14,401 15, ._§ 15,345 937
Olive town, Ulster County, New York 4,226 4,222) 4 mmm_| 4,245 2
Plattekill town, Ulster County, New York = H.o.sm_ 10.416] 10,508 10,408 18
Rochester town, Ulster County, New York 7,279 7,279 7,380 7,359
Resendale town, Ulster County, New York il 5,792 s5,780{ 5.814 = 5,740, &2
Saugerties town, Ulster County, New York 19,032 19,013 i 15,215 19, 090 58
|Shandaken town, Ulster County, New York - 2,867 2,862 2,886 2,851 -16
m:mim:mczr town, Ulster County, New York 13, 553 13,535 13,260 13,373 __-180
c_unnn town, Ulster County, New York ' 12,650 12,599 12754 12,66 _u
[ Wawarsing town, Ulster no::? New York 12,765 12,745 12,674 12 hm“_— 297
Woodstock town, Ulster County, New York .-Im 291/ o 6,284 —n 6,321 6,263 -28
i e 181,856 181627 183,704 182,319 463

Nate: ;uaﬁﬁanagg_ignoo«ﬁﬁuaaiﬂﬂsgsiiu 2020 populition due 1o the Count Question

revisions, and .__s appication o:_mn.om:i

10 prolect Faor se¢ Mtps: Qovp gy-tml. All gec
the 2022 populstion asiimates seres are 23 of January 1, 2022, For updates on Lega! Boundary oEaco...p::oﬁco: DuE see ==um.\ census } it
Additional information on these localiies can be found in the Geographic Boundary Change Noles (see hiips:iwww.census. progy Igeog ok l.-:ao.:ﬂam.z:&.

Suggesied Citation;

nual ol the F
ource: U.S. Census Bureau, Population Division
Release Date: May 2023

for Minor Chil Divisions in New York: April 1, 2020 to July 1, 2022 (SUB-MCD-EST2022-POP-36)
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The Great People Shortage and
its Effects on the Hudson Valley

M

A research brief by Hudson Valley Pattern for Progress April 2023

This research brief was inspired by a trend that elected leaders, economic development experts, and
business owners have felt across the Hudson Valley for the past several years. Our neighbors often hint at this
trend through a nagging set of questions they have been asking more frequently.

Why is there such a shortage of nurses, restaurant wait staff, and cashiers?
Why am | receiving fewer and fewer applications when | post a job?

Have you noticed that it's taking months to get an appointment to fix your car, paint your house, or get your
annual medical check-up?

Data show that the Hudson Total birth rates
Valley is experiencing the start
of The Great People Shortage, a
term that demographers and
economists are using for the
steady trend toward global
population decline. Higher living
standards, rising costs, and 4 New York = 1.57
other factors have pushed global
birth rates below the threshold 3
that is necessary to keep
populations stable.

ma Replacement fertility level US e Germany ; Japan gm China po UK

(1]

That means there are fewer of
us to work, volunteer, and
consume goods. That fact
comes with many ramifications.
Some are good. For example, 1070 1075 1980 1985 1990 1995 2000 2005 2010 2015 2020
fewer people to feed and less f

travel would likely reduce emissions that cause climate change. But shrinking populations wili also exacerbate
labor shortages, shrivel markets for consumer goods, and put upward pressure on wages. Data show that
this trend is already happening in the Hudson Valley. We will share the trends from our region in the pages
that follow by tracking births, school populations, migration and labor cohorts. We will also share the
consequences of The Great People Shortage in the Hudson Valley and potential solutions.

* Data in the chart are from the United Nations Populaticn Division, as published in a 2022 story in Business Insider, and the CDC.

HUDSON VALLEY PATTERN /or PROGRESS




engtisn | Espaiol ) ) ©
GHm.—”mH- OO.—.H HH.—-.< [ Searen ttsser County 7 s PAGE 6

ulstercountyny.gov i ..FM ;

GOVERNMENT, RESIDENTS BUSINESS VISITORS HOW DO I?

Arca: Uister County Measure: Total Wages Sector: Tola L a5 NAICS industry: 00 - : i Dwners

3230902766

= 2022 2019
$56,821/%45,746 = 24.2% wages increased
mm 2,500,000,000 (all wages)

2.000,000,000

2008 200 20 012 e ik
Earsbishmerts ma”_no_‘ M:m“ L ocnm_._wranm“‘n!. ?oﬁmﬁﬂ”!;o Total Wages Average Wage
2022 00-Total, All Industries  Tezal, All Duaershiss 5.658 ET I3 3,785 |
2021 00-Teal All Ingusiries Tetal, All Gwnershios CL71 358 22, 7545
2020 00 -Tetal Al lngustries Tetal, A1l Ownershios 5,302 -6.2L% iz 0EL
2019 00-Total, Al inguscries  Tetal, Ali Qwnershias 5,270 T Y ls= 323 |}
2018  0O-Toual, AlfIncustries Tezal, All Qwnersnias S.2=8 588 Ll £2 25-
2017 CO-Tored, All Induscries Total, 21 Qwnershios SRV 02 T 2 18
2016  09-Total, Al inzustries Tatal, A1l Quwnersiisg £ 155 G5 oo 52,381,355.550
2015  09-Toial, A1l Industries Tctal, All Cwnarshios & = - §2.A07,875 258
2014 00-Tossl, &l [ncustries Tezal, 41l Qvnarshios e L2350 <) £2,2584a8 380
2013 GO Tazal, Al Indussriss Tetal, 41t Qwnsrstins M7 58 a €2,226,7€L,820
2012  00-.Tota), & Ingusirias Tewal, All Dunersrins F,002 -Z8€ u 82,158 723,506
2012 0O Total. Afl [ncustries Tetal. All Qwnershios = 3= B2 - £2 15-.564.733
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More Metrics

Variable (via ACS 5-Year Estimates)

otal Population

otal Housing Units

Occupied Housing Units
iOwner-Occupied Units
Renter-Occupied Units
Renter-occupied Housing: 1-4 Units
Renter-occupied Housing: 5-9 Units
Renter-occupied Housing: 10+ Units
% of Rental Units in 5+ Unit Buildings
Rent Burdened Households

Rent Burdened Households (%)
Extremely Rent Burdened Households
Extremely Rent Burdened Households (%)

Median Rent {per mo.)
Median Income, Total Households (per year)
Median Income, Owner-Occupied Households (per year)
Median Income, Renter Households {per year)
otal Vacant Units

otal Vacant Units for Rent
Rental Vacancy Rate
Median Home Value {Owner-Occupied)

| 2016 | 2017 | 2018 | 2019 | 2020 | 2021 |5 Year Change|
23,506 23,419 23,210 23,070 22,954 23,972 2%
10,623 10,713 10,592 10,246 10,085 10,643 -1%
9,398 9,461 9,361 2,088 8,952 9,505 0%
4,331 4,418 4,356 4,128 4,092 4,357 -1%
5,067 5,043 5,005 4,960 4,860 5,148 2%
3,028 3,146 3,070 3,026 3,018 3,238 3%
847 910 892 852 687 648 -29%
1,092 987 1,043 1,082 1,155 1,262 28%
40.2% 37.6% 38.7% 39.0% 37.9% 37.1% -1%
2,969 2,861 2955 2,700 2,446 2,611 -9%
58.6% 56.7% 58.6% 54.4% 50.3% 50.7% -11%
1,532 1,418 1,369 1,286 1,147 1,272 -10%
30.2% 28.1% 27.4% 25.9% 23.6% 24.7% -12%
$1,018 $1,034 $1,054 $1,050 $1,087 $1,161 12%
$43,511 $45,487 548,186  $51,299 $54,311  $58,840 29%
$68,250 $70,437 $74,881 585,842 $85,262  $91,697 30%
$29,917 $30,893 $32,866 535,177 $38,403  $41,150 33%
1,225 1,252 1,231 1,158 1,133 1,138 -9%
268 264 216 90 144 207 -22%
4.4% 4.2% 3.6% 1.6% 2.2% 3.1% -25%
$167,000 $165,400 $169,800 $177,500 $186,500 $198,900 20%
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SURVEY OF RENTS in ETPA AFFECTED BUILDINGS

SURVEY OF RENTS IN AFFECTED APARTMENTS

|
COMPARED TO AFFORDABLE RENT 80% AMI | % SURVEYED _ | [ |
|
=5 - ——————— e — a _ IIIIIIII —_— — —_— it - - —————— — . — ——aa -
ELGIBLEBUNDINGS 53 = . " I B + i
SURVEYED BUILDINGS 47 89% |
| | |
ELIGIBLE APARTMENTS | 1116 | — L | - 1 _ A
SURVEYED APARTMENTS | 1054 4% ”
: | | oo o B | | B | | JILB
= { ! | | o | ) : - 1) 1 |
SURVEY SET ) BELOW 80% | | AT80% ABOVE 80% , BELOW 90% _ ABOVE 90% AM|
(ONE_BEDROOMS [ 576 “ 508 _ 68 | o | [ 0
TWO BEDROOMS 439 m 429 7 m 3 _ . . 0
THREEBEDROOMS 39 =% | 6 _ | 13
| 1054 |y 957 | | 75 _ PR ENE R m " L 13
_ _ 91% [ 7% B 1% | _ 1%
| Below 80% AMI | At 20% AMI _ | Above 80% AMI, below 90% Above 90% AMI

— Today and on the very day Kingston declared a "Rent Emergency” , 98% of the affected apartments were at and are today below the rent HUD defines as "affordable”, the vast majority below.
HUD defines housing cost as affordable as 30% of the income earned by households earning 80% of the Area Median income (AMI).

| Only 2% of the surveyed apartments had rents above the "affordable" definition and this 2% were used to sensationalize, mislead and distort the true facts which led to well intentioned but misguided
_| public opinion and legislative policy.

The City enacted ETPA without having any meaningful data as presented here after hearing anecdotes from tenants from only 3 properties out of 53 affected by the legislation.

This has unfairly characterized the vast majority of housing providers who are smali local independent businesses who are providing safe and affordable housing in Kingston .
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¥ The Price Index of Operating Costs (PIOC) for buildings
that contain rent stabilized apartments increased 8.1%
this year.

M Real estate taxes rose by 7.7% primarily due to a rise in
assessments for Class Two properties.

¥ Fuel costs and Insurance costs rose by the greatest
proportions, 19.9% and 12.9%, respectively.

¥ The Maintenance component increased by 9.4%.
1 The Administrative component increased by 3.3%.
[¥] The Utilities component increased by 8.8%.

¥ The Labor Costs component increased by 2.9%, due to
increases in wages for both union and non-union labor.

[¥] Overall costs in natural-gas heated buildings increased
8.0%, while overall costs in fuel-oil heated buildings
increased 9.0%.

¥ The “Core” PIOC, which excludes the changes in fuel oil
prices, natural gas and steam costs, rose by 7.2% this year.

¥ In a methodological change, this price index now
examines change in costs in buildings based on whether
they were constructed prior to 1974, or on or after January
1, 1974. The PIOC for Pre-1974 and Post-1973 buildings
were nearly the same, rising 8.2% and 8.1% respectively.

1 The PIOC for buildings that contain rent stabilized
apartments is projected to increase 3.7% next year.

New York City Rent Guidelines Board « April 20, 2023 - Page 3




2023 Price Index of Operating Costs

Apartments

Change In Costs for
Buildings that Contain Rent
Stabllized Apartments,

April 2022 to March 2023
Taxes 7.7%
Labor Costs 2.9%
Fuel 19.9%
Utilities 8.8%
Maintenance 9.4%
Administrative Costs 3.3%
Insurance Costs 12.9%
All Costs 8.1%

Terms and Definitions

Price Index - the measure of
price change in a market basket
of goods and services.

Component - categories of
goods and/or services, such

as Labor Costs or Taxes, that
comprise the market basket of a
price index.

Item - individual good or service
within a component, such as
Plumbing, Non-union Wages,
Faucet or Roof Repair.

Price Relative - the change of
current and prior year's prices.

Expenditure Weight - the
relative importance of the

change in costs of different
goods and services,

Specification - defined pricing
unit with specific terms of sale,
such as cash, volume or trade
discounts.
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Introduction

The Price Index of Operating Costs (PIOC) measures changes
in the cost of purchasing a specified set of goods and services
(marketbasket) paidby ownersintheoperationandmaintenance
of buildings that contain rent stabilized units in New York City.!
The PIOC consists of seven cost components: Taxes, Labor Costs,
Fuel, Utilities, Maintenance, Administrative Costs and Insurance
Costs. The specific goods and services (items) within each
component were originally selected based on a study of 1969
expenditure patterns by
owners of buildings that
contain rent stabilized
apartments. The specific
items included in each
" Rent Stabilized component have changed
_ Apartments Rose... over time in order to
BLE! reflect changes in owner
expenditure patterns. The
methodology for determining the costs for each component
is described in the final section of this report. The measured
price changes (price relatives) in each index component are
presented in Appendix 2. The relative importance of each index
component as a percentage of total operating and maintenance
expenditures is shown by its“expenditure weight” (see Appendix
2). The 2022-2023 price changes and expenditure weights are
then combined to provide the overall change in the PIOC for
2022-2023.2
Changes in the overall PIOC result from changes in the prices
of individual goods and services, each weighted by its relative
importance as a percentage of total operating and maintenance
{O&M) expenditures. Because the market basket is fixed in
the sense that the quantities of goods and services of each
kind remain constant, the relative importance of the various
goods and services will change when their prices change either
more quickly or more slowly than average. Thus, the relative
importance, or weight, attached to each good or service changes
from year to year to reflect the different rates of price change
among the various index items.

[ \ The Price Index of
! Operating Costs for
F-'Bluildlﬂgs that Contain

Overview

This year, the PIOC for all rent stabilized apartments increased by
8.1%. Increases occurred in all seven of the PIOC components.
Taxes, which carries the highest weight in this year’s Index,
increased 7.7%. The largest proportional increase was seen
in Fuel (19.9%), followed by Insurance (12.9%), Maintenance
{9.4%), and Utilities {8.8%). More moderate increases were seen

Page 4 « April 20, 2023 « New York City Rent Guidelines Board



in Administrative Costs (3.39%) and Labor Costs
(2.9%). The growth in the Consumer Price Index
{CP1), which measures inflation in a wide range of
consumer goods and services was lower than the
PIOC, rising 6.2% during this same time period.
See the table on the previous page and Appendix
2 for changes in costs and prices for buildings that
contain rent stabilized apartments from 2022-2023.

The “Core” PIOC, which excludes changes
in fuel oil, natural gas and steam costs used for
heating buildings, is useful for analyzing long-term
inflationary trends. The Core PIOC rose by 7.2%
this year and was lower than the overall PIOC due
to the exclusion of costs in the Fuel component,
which rose 19.9%. The PIOC for hotels increased
8.3%, while apartments heated by gas increased
by 8.0%, and those heated by oil increased by
9.0%. In a methodological change, the PIOC now
examines change is costs by building age based
on those constructed prior to 1974, or on or
after January 1, 1974, rather than pre-1947 and
post-1946. The PIOC for Pre-1974 and Post-1973
buildings were nearly the same rising 8.2% and
8.1% respectively.

PAGE 12

2023 Price Index of Operating Costs

Price Index Components — Apartments

Taxes

The Taxes component of the PIOC is
based entirely on real estate taxes
and accounts for 29.6% of the overall
price index. The change in tax cost is
estimated by comparing aggregate
taxes levied on buildings that contain
rent stabilized apartments between the current and
the previous tax year. Aggregate real estate taxes
rose by 7.7%. The growth in taxes was primarily
due to a 7.8% rise in assessments. There was also
a slight rise in the tax rate of 0.3%. However, the
rise in assessments and the tax rate were offset by
an increase in the total value of exemptions and
abatements, which had the effect of dampening
the total rise in the Taxes component by 0.4%.

Tax Levy — The total tax levy for all properties in
the City (commercial and residential) increased by
7.0% between the current and the previous tax year.
The large majority of rent stabilized apartments are

Percent Change in Taxes due to Assessments and Exemptions/Abatements/Tax Rate 2005-2023

Both Assessments and the Overall Tax Change for Buildings
with Rent Stabilized Apartments Increased in 2023

M Assessments
12%
10%

[ Exemptions, Abatements and Tax Rate

men (Qverall Tax Change

2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

Source: New York City Department of Finance
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contained in multi-family buildings that are in Tax
Class 2.4 The total Class 2 property levy rose at a
slower pace than that of the City as a whole, at a
rate of 5.6%. The distribution of the levy among
property classes tends to shift from year to year.
Between the current and the previous tax year, the
levy share for Class 2 properties decreased by 0.5
percentage points, from 39.3% to 38.8% of the total
tax burden. This is significantly higher than the
26.3% share that was established at the inception
of the four-class tax system in 1983.

Tax Rate — Last year's average annual Tax Class
2 rate of 12.235% increased by 0.032 percentage
points, resulting in a new annualized rate of
12.267% for this tax year. This is only the third
time in the past 11 years that the Class 2 tax rate
increased. For a historical perspective on changes
in the tax rate, abatements, and exemptions, see
the graph on the previous page.

Assessments — Following a pandemic-driven
decrease of 4.3% in the prior year, assessed
valuations of properties containing rent stabilized
apartments rose by 7.8% Citywide in the current
tax year. Assessments rose in all five boroughs,
with Brooklyn witnessing the greatest rise, at
11.5%, followed by Staten Island at 10.8%, the
Bronx at 10.4%, Queens at 8.7%, and Manhattan
at 6.2%. Buildings in Manhattan drive much of the
change in assessed value Citywide. This was true in
the current tax year, with 57% of the total assessed
value attributed to this borough. For a historical
perspective on changes in tax assessments, see the
graph on the previous page.

Abatements and Exemptions — This year, the
number of buildings that contain rent stabilized
apartments receiving tax abatements increased
by 0.5% from the previous fiscal year. At the same
time, the average benefit value of the typical
tax abatement increased by 6.44% between the
current and the previous tax year. The net impact
of the increase in the number of buildings receiving
abatements and the increase in the average
abatement value was a negligible decrease in the
overall change in Taxes of just 0.3%.
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In the current tax year, 2.3% fewer buildings
benefited from tax exemptions, but the value of
the average tax exemption increased by 2.8%. This
combination ofadecreaseinthe numberofbuildings
receiving exemptions and anincreaseintheaverage
value of tax exemptions resulted in decreasing the
overall change in Taxes by just 0.1% (see Appendices
5 and 6).

Labor Costs

The Price Index measure of Labor Costs
includes union and non-union salaries
and benefits, in addition to Social
Security and unemployment insurance.
The cost of non-unionized labor makes
up more than 57% of the Labor Costs
component. The entire Labor Costs component
comprises 12.8% of the overall Price index.

Labor Costs rose 2.9%, 1.2 percentage points
lower than last year’s rise of 4.1%. Wages comprise
nearly 80% of the Labor Costs component. Non-
union pay increased by 3.3%, 0.3 percentage points
lower than the increase seen in the 2022 PIOC
{3.6%). Unionized wages also rose, rising by 2.4%,
0.6 percentage points lower than last year (3.2%).

Health and welfare benefits, which comprises
13.7% of the Labor Costs component, increased
3.9%. A decrease in unemployment insurance
of 18.6% had minimal impact, since it accounts
for only 1.4% of this component’s weight. See
Appendix 2 for all Labor Costs item weights and
price relatives,

Fuel
The Fuel component comprises 7.0%
£ of this year's Price Index. The change
o in cost measured in this component
o considers both the change in weather
—

and the change in prices for heating
multifamily buildings by fuel oil,
natural gas and steam.®

This year the Fuel component increased 19.9%,
following a similar increase of 19.6% in the prior
year. Natural gas costs, which account for 70.4%
of the overall costs in this component, increased
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Fuel Oil Cost Relative vs. Change
in Fuel Price, 2014-2023

PIOC Fuel Oil Cost Changein
Year Relatjve* Fuel Qil Price**
2023 23.3% 30.3%
2022 16.8% 20.1%
2021 -16.1% -19.9%
2020 -8.6% 2.5%
2019 14.4% 9.4%
2018 19.9% 16.3%
2017 22.1% 7.3%
2016 -45.5% -30.9%
2015 -23.4% -22.5%
2014 7.8% 0.3%

* The Fuel Oil Cost Relative factors in the effect of weather on total fuel oil
consumption. In months that are colder than the same month in the prior
year, the weather factor wilt put upward pressure on the fuel il relative. In
months that are warmet than the same month in the prior year, the weather
factor will put downward pressure on the fuel oil refative.

** Weighted change In #2, #4 and #6 fuel oil prices in 2014 and 2015. From
2016 forward, weighted change in #2 and #4 fuel ol prices only.

Source: Price Index of Operating Costs reports {2014-2023]

18.6%. The cost for heating buildings by fuel oil
makes up 29.1% of this component, and increased
23.3%. Steam costs increased 3.9%, but these costs
account for only 0.5% of the Fuel component. Fora
discussion of the overall PIOC change for buildings
heated by either gas or fuel oil, see the PIOC by
Building Type section on Page 8.

Along with measuring price, the PIOC also
considers the effect of weather on the demand for
fuel, especially during the heating season when
the large majority of fuel is burned. Since the
weather in the period of April 2022-March 2023
was warmer than the prior 12-month period, the
Fuel Component increased by a lesser degree than
would be seen based purely on price. For instance,
the increase in fuel oil prices {30.3%) was offset by
the warmer weather, decreasing the consumption
of fuel oil and causing a lesser increase in the total
cost of fuel oil, 23.3%. In years where the weather
does not vary much from the prior year, the change
in the cost of fuel oil is roughly equal to that of the
change in price, such as in 2015. See the table on

this page for a comparison of the past ten years of
fuel oil cost relatives to fuel oil prices. See Appendix
2 for all Fuel item weights and price relatives.

Utilities

The Utilities component consists of
costs paid by owners for non-heating
natural gas and electricity costs, as
well as water and sewer charges,
and it comprises 10.8% of this year’s
Price Index. In the case of the gas and
electricity items, changes in costs are measured
using the PIOC specifications (e.g., the quantity
of electricity and gas being purchased) and the
changes in rate schedules. Water and sewer costs
are based on rate adjustments set by the NYC Water
Board and they account for 66.9% of the Utilities
component.

This year Utilities increased 8.8%, compared
to a 5.8% increase in the previous year. The
increase in this component was driven primarily
by the increase in the cost of electricity, which
rose by 16.2% and accounts for 31.4% of this
component. Water and sewer costs rose 4.9% this
year, which served to lower the overall increase
in this component. Non-heating gas costs, which
account for less than two percent of the Utilities
component, rose 25.4%. See Appendix 2 for all
Utilities item weights and price relatives.

Maintenance

The Maintenance component
accounts for 18.4% of this year’s Price
Index. The Maintenance component
rose 9.4%, 0.2 percentage points
higher than last year’s rise of 9.2%. Of
the 29 expense items contained in this
component, just four items account for half of its
expenditure weight: Repainting, Plumbing (faucet),
Plumbing (stoppage), and Electrician Services.
This year, painters’ rates rose 12.8%, more than the
4.4% recorded last year. Combined plumbing rates
increased at a slower pace, rising 8.3%, more than
last year’s rise of 7.3%. Electrician Services rose 5.2%,
half as high as the increase seen last year of 10.3%.
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Other price relatives of note were boiler repairs
(13.9%), floor maintenance (15.6%), and Roof Repair
{8.9%), which represent a total of six expense items
and account for 20.3% of this component. See
Appendix 2 for all Maintenance item weights and
price relatives.

Administrative Costs

Fees paid to accountants, attorneys,

and management companies make

up 87% of this component. This

year, Administrative Costs rose 3.3%,

following a 6.7% increase in the prior

year. Administrative Costs comprise
14.4% of the PIOC.

Much of the increase in the Administrative
Costs component can be attributed to a rise in
Attorney Fees, which comprise a 29% of this
component and rose 5.4%, considerably less than
the increase of 24.2% last year. However, in the
wake of the pandemic, management fees fell for
the third consecutive year, by 0.9%. These fees
comprise 45.4% of this component. Management
Fees are often tied to apartment rental income and
are affected by changes in rents and vacancies.
This year's decline compares to a decrease of 1.0%
last year, indicating that management companies’
fees and/or rents continued to fall, at nearly the
same rate as last year. This fall in Management Fees
may also indicate that vacancies and/or collection
losses in managed buildings rose as compared to
the previous year.

Accounting Fees increased in this year's
PIOC by 4.4%, more than last year's rise of 2.7%.
Communications, which accounts for about 5% of
the Administrative Costs component, increased
1.1%. See Appendix 2 for all Administrative Costs
jitem weights and price relatives.

Insurance Costs

For the twelfth consecutive year, there
was an increase in the Insurance Costs
component, rising 12.9%, compared to
last year’s increase of 10.9%. Insurance
Costs account for 7.0% of the PIOC.
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Changes in insurance costs for owners varied
by the amount of the policy. Policies that cost more
than $8,274, which represent half of all insurance
quotes, saw an increase in cost of 13.2% upon
renewal. Buildings with policies that cost $8,274 or
less saw an increase of 10.6%.

PIOC by Building Type

The 1983 Expenditure Study provided a basis for
calculating separate sets of expenditure weights
for different types of buildings that contain rent
stabilized apartments. In addition to the price
index for all buildings that contain rent stabilized
apartments, the PIOC includes separate indices
for gas-heated and oil-heated buildings. This year,
the Gas-Heated Index {8.0%) rose less than the Qil-
Heated Index (9.0%). (See Appendix 2.}

In addition to producing indices based on the
type of heat used in a building, indices based on
building age are also calculated based on whether
a building was built before 1974 (pre-1974) and for
buildings constructed in 1974 or later (post-1973).
Previous versions of the PIOC examined data based
on whether a building was built pre- or post-war
{i.e., before 1947 or after 1946). For an explanation
regarding this methodological change see PIOC
by Building Age in the Methodology section of
this report. This year the Pre-1974 Index rose 8.2%,
similar to the rise in the Post-1973 Index of 8.1%.
(See Appendix 2.)

Hotel PIOC

The Hotel Price Index includes separate indices for
each of three categories of hotels that contain rent
stabilized units {due to their dissimilar operating
cost profiles) and a general index for all Hotels that
includes all three. The three categories of hotels are:
1) “Traditional” Hotels — Class A multiple dwellings
that have amenities such as a front desk, maid or
linen services; 2) Rooming Houses — Class Bmultiple
dwellings other than a hotel with thirty or fewer
sleeping rooms; and 3) Single Room Occupancy
(SROs) hotels — Class A multiple dwellings which
are either used in whole or in part for single room
occupancy or as a furnished room house.
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The Hotel Price Index for all hotels that contain rent stabilized
units increased 8.3% this year, compared to a decline of 1.3% in
2022. There were increases in all of the Hotel PIOC components.
The Fuel component witnessed the highest proportional increase,
rising 21.0%, and accounts for 15.2% of the index. Insurance Costs
rose by the second greatest proportion, 12.9%, and account for
6.9% of the index. The remaining five components all rose by lesser
proportions, including Utilities, which rose 9.9%; Maintenance, 9.3%;
Taxes, 5.1%; Labor Costs, 3.0%; and Administrative Costs, 2.8%. See
the table on this page for changes in costs and prices for all hotels
that contain rent stabilized units from 2022-2023.

Among the different categories of Hotels, the index for
"Traditional” Hotels increased 7.3%, Rooming Houses by 9.9%, and
SROs by 8.9% (see Appendices 4 and 7).

Loft PIOC

The increase in the Loft PIOC this year was 9.0%, higher than
the increase of 5.3% in 2022. Increases in costs were seen in all
eight components that make up this index. Fuel saw the highest
proportional increase rising 20.0%, followed by Insurance, which
rose 12.9%. The remaining six components all rose by lesser
proportions, including Maintenance, which rose 9.3%; Taxes, 7.7%;
Utilities, 6.3%; Administrative Costs-Legal, 5.4%; Labor Costs,
3.1%; and Administrative Costs-Other, 0.6%. Note that historically
Administrative Costs in the Loft Index has been split into two
components — Administrative Costs-Legal and Administrative
Costs-Other. Therefore, the Loft PIOC has eight components. See
the table on this page and Appendix 8 for changes in costs and
prices for all rent stabilized lofts from 2022-2023.

The Core PIOC

The Core PIOC, which measures long-term trends by factoring out
shifts in fuel costs for heating buildings that contain rent stabilized
apartments in NYC, rose 7.2% in 2023. The rise in the 2023 Core
PIOC was 0.9 percentage points lower than this year's Apartment
Index (8.1%), and 4.2 percentage points higher than last year’s Core
Index (3.0%). This year's Core PIOC rose at a slower pace than the
overall PIOC because fuel costs, which were not used to calculate
the Core, increased 19.9%.

PIOC Projections for 2024

Section 26-510 of the Rent Stabilization Law requires the Board
to consider prevailing and projected operating and maintenance
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Change In Costs for All

Hotels that Contain Rent

Stabilized Units,

April 2022 to March 2023
Taxes 51%
Laber Costs 3.0%
Fuel 21.0%
Utilities 9.9%
Maintenance 9.3%
Administrative Costs 2.8%
Insurance Costs 12.9%
All Costs 8.3%

Change in Costs for
Rent Stabilized Lofts,
April 2022 to March 2023

Taxes 7.7%
Labor Costs 3.1%
Fuel 20.0%
Utilities 6.3%
Maintenance 93%
Admin Costs-Legal 5.4%
Admin Costs-Other 0.6%
Insurance Costs 12.9%
All Costs 9.0%

New York City Rent Guidelines Board « April 20, 2023 - Page ¢




| 2023 Price Index of Operating Costs

2024 Projections
Projected Change In Costs for Buildings that
Contain Rent Stabilized Apartments,
Aprif 2023 to March 2024
Taxes 2.9%
Labor Costs 3.9%
Fuel -8.1%
Utilities 1.1%
Maintenance 7.2%
Administrative Costs 3.0%
Insurance Costs 14,2%
All Projected Costs 3.7%

costs for buildings containing rent stabilized
apartments. Projections for components of the
PIOC are calculated to provide the RGB with an
estimate of how much costs are expected to rise
in the year following the current Price Index. (See
the Methodology section on Page 15 for a more
detailed discussion on how the projections are
calculated.)

Projecting changes in the PIOC has become
more challenging in recent years. Energy prices
have become increasingly volatile. Unpredictable
geo-political events, recession, and changing
weather patterns are some of the forces behind
large changes in fuel costs that have in turn
limited the accuracy of the PIOC projections
in recent studies. The tax component, which
accounts for almost 30% of the entire Price Index,
has also become harder to project. This is due to
changes in tax policy, such as tax rate adjustments
and changes to the City's tentative assessment
roll, after the period covered in this Price Index.
In addition, the uncertainty of the post-pandemic
economic recovery may also play a significant role
in the accuracy of projected costs for the next
PIOC year.

This year, operating costs in buildings that
contain rent stabilized apartments increased by
8.1%, versus last year's projected PIOC increase of
4.7%, a difference of 3.4 percentage points. The
component with the largest deviation between
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actual and projected changes in costs was Fuel.
Fuel was projected to decline 1.7%, but actually
rose 19.9% in the 2023 PIOC, a 21.5 percentage
point difference. Utilities, which were projected to
increase 2.4%, instead rose 8.8%, a 6.4 percentage
point difference, while Maintenance costs rose
9.4%, 3.7 percentage points higher than the
projected increase of 5.7%. Taxes, which carries the
most weight in the price index, was projected to
rise 5.1%, but instead rose 7.7%, a 2.6 percentage
point difference. Insurance Costs rose at a slower
rate than expected, rising 12.9%, 2.4 percentage
points less than the 15.4% projection. The Labor
Costs and Administrative Costs components were
the closest to the projections, with Labor Costs
rising 2.9%, a 1.0 percentage point difference from
the projection of 3.9%, and Administrative Costs,
which rose 3.3%, slightly higher than the projection
of 3.1%.

Overall, the PIOC is expected to grow by 3.7%
from 2023 to 2024. Costs are predicted toriseineach
component except Fuel, with the largest growth
(14.2%) projected to be in Insurance Costs. Other
projected increases include Maintenance (7.2%),
Labor Costs (3.9%), Administrative Costs (3.0%),
and Utilities (1.1%). Taxes, the component that
carries the most weight in the Index, is projected to
increase 2.9%, while Fuel is projected to decrease
8.1%. The table on this page shows projected
changes in PIOC components for 2024. The Core
PIOC is projected to rise 4.6%, 0.9 percentage
points higher than the overall projected PIOC for
rent stabilized apartments.

Commensurate Rent Adjustments

Commensurate rent adjustments are a series of
formulas which combine various data concerning
operating costs, revenues, and inflation into a
single measure that determines how much rents
would have to change for the net operating income
(NOI, or the amount of income remaining after
operating and maintenance expenses are paid) of
rent stabilized apartments to remain constant. The
commensurate formulas provide a set of illustrative
one- and two-year renewal rent adjustments that
would hypothetically compensate owners for the
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change in prices measured by the PIOC (in addition to other relevant
metrics), while keeping NOI constant.

Note that the commensurate adjustments described below
do not constitute staff or Board recommendations for guideline
adjustments. The various data points presented in this, and other,
Rent Guidelines Board annual research reports (e.g., the Income
and Affordability Study and the Income and Expense Study),
supplementary data sources, in addition to public testimony, can all
be considered to determine appropriate rent adjustments.

The first commensurate method is called the “Net Revenue”
approach, designed to consider the change in the PIOC, and revenue
received by owners based on an estimate of tenants who sign either
one- or two-year lease renewals. The “Net Revenue” formula is
presented in two ways: first, by adjusting for the mix of lease terms;
and second, by adding an assumption for rent stabilized apartment
turnover and the subsequent impact on revenue from vacancy
leases.” Under the “Net Revenue” formula, a guideline that would
preserve NOI in the face of this year's 8.1% increase in the PIOC is
6.0% for a one-year lease and 11.5% for a two-year lease. Using this
formula, and adding assumptions for the impact of vacancy leases on
revenues when apartments experience turnover, results in guidelines
of 5.75% for one-year leases and 11.0% for two-year leases.

The second commensurate method, the “CPl-Adjusted NOI”
formula, considers the change in the PIOC, the mix of lease terms,
and the effect of inflation on NOI. A guideline that would preserve
NOI in the face of the 6.2% increase in the Consumer Price Index
{see Endnote 3) and the 8.1% increase in the PIOC is 8.5% for a one-
year lease and 16.0% for a two-year lease. Using this formula, and
adding assumptions for the impact of vacancy leases on revenues
when apartments experience turnover, results in guidelines of
8.25% for one-year leases and 15.75% for two-year leases.’

The third commensurate method, the “traditional”
commensurate adjustment, is the formula that has been in use since
the inception of the Rent Guidelines Board and is the only method
that relies on both the current PIOC change as well as the PIOC
projection for the following year. Note that this commensurate
does not account for the mix of lease terms or the effect of inflation
on NOI. The "traditional” commensurate yields 5.3% for a one-year
lease and 6.6% for a two-year lease. This reflects the increase in
operating costs of 8.1% found in the 2023 PIOC and the projection
of a 3.7% increase next year.?

All of these commensurate methods have limitations. The “Net
Revenue” formula does not attempt to adjust NOI by the effect of
inflation. The “CPI-Adjusted NOI” formula does not consider that
while inflation may change, the debt service portion of NOI may
stay constant. For both of these commensurate methods, including
a consideration of the amount of income owners receive on vacancy

PAGE 18

——— 2023 Price Index of Operating Costs

Commensurates

“Net Revenue”
Commensurate Adjustment

1-Year Lease 2-Year Lease
6.0% 11.5%

“Net Revenue”
Commensurate Adjustment
with Vacancy Leases

1-Year Lease 2-Yearlease
5.75% 11.0%

"CPI-Adjusted NOI”
Commensurate Adjustment

1-Year Lease 2-Year Lease
8.5% 16.0%

“CPI-Adjusted NOI”
Commensurate Adjustment
with Vacancy Leases

1-Year Lease 2-Year Lease
8.25% 15.75%

“Traditional”
Commensurate Adjustment

1-Year Lease 2-Year Lease
5.3% 6.6%
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{when there is such income) assumes that turnover
rates are constant across the City.

As a means of compensating for cost changes,
the “traditional” commensurate rent adjustment
has two major flaws. First, although the formula
is designed to keep owners’ current dollar NOI
constant, the formula does not consider the mix of
one- and two-year lease renewals. Since only about
two-thirds of leases are renewed in any given year,
with a majority of leases being renewed having a
two-year duration, the formula does not necessarily
accurately estimate the amount of income needed
to compensate owners for O&M cost changes.

A second flaw of the“traditional” commensurate
formula (as well as the “Net Revenue” formula) is
that it does not consider the erosion of owners’
income by inflation. By maintaining current dolar
NOI at a constant level, adherence to the formula
may cause NOI to decline over time. However, such
degradation is not an inevitable consequence of
using the “traditional” commensurate formula.'®

Finally, it is important to note that only the
“traditional” commensurate formula uses the
PIOC projection and that this projection is not
used in conjunction with, or as part of, the "Net
Revenue” and "CPl-Adjusted NOI” formulas. As
stated previously, all three formulas attempt to
compensate owners for the adjustment in their
operating and maintenance costs measured each
year in the PIOC. The “Net Revenue” and the “CPI-
Adjusted NOI” formulas attempt to compensate
owners for the adjustment in O&M costs by using
only the known PIOC change in costs (8.1%). The
traditional method differs from the other formulas
in that it uses both the PIOC's actual change in costs
as well as the projected change in costs (3.7%).

Methodology

The Price Index measures changes in the cost of
purchasing a specified set of goods and services,
which must remain constant both in terms of
quantity and quality from one year to the next.
The need to exclude the effect of any alterations in
the quality of services provided requires that very
careful specifications of the goods and services
priced must be developed and applied. The pricing

specifications must permit the measurement of
changes in prices paid for carefully defined pricing
units with specific terms of sale, such as cash,
volume, or trade discounts.

Note that the various components of the PIOC
utilize cost/price changes from differing time
periods throughout the PIOC year {April through
March, the most current time period available
for analysis). For instance, the change in Taxes is
based on a point-to-point change from one tax
year to the next, while other components, such
as Maintenance, Labor Costs, Administrative
Costs and Insurance Costs rely on a point-to-
point change from one PIOC year to the next. For
those components where owners receive a bill
every month, such as Fuel and Utilities, prices are
gathered each month and a bill for the entire year
(April through March) is calculated and compared
to the same period of the previous year.

The Methodology section of this report
outlines the methods used to calculate each
component of the 2023 PIOC, as well as the PIOC
projection for 2024,

Owner Survey

The Owner Survey gathers information on
management fees, insurance, and non-union labor
from building managers and owners. A survey,
accompanied by a letter describing the purpose of
the PIOC, was mailed to the owners or managing
agents of buildings that contain rent stabilized
units. If a returned survey was not complete, an
interviewer contacted the owner/manager and
tried to gather the missing information. Owners
could complete the survey online or by mail. The
data gathered by the Owner Survey is the only
owner-reported data used in the PIOC,

The sample frame for the Owner Survey
included more than 40,000 buildings that contain
rent stabilized units registered with New York State
Homes and Community Renewal (HCR). RGB staff
used a random sampling scheme to choose 15,000
addresses from this pool for the Owner Survey. The
number of buildings chosen in each borough was
nearly proportional to the share of buildings in
that borough. Two successive mailings were sent at

Page 12 + April 20, 2023 « New York City Rent Guidelines Board



timed intervals to the owner or managing agent of
each property selected in the survey sample.

To increase the number of responses, minor
changes made in the methodology for the Owner
Survey in 2021 were continued in 2023. Twice as
many surveys (15,000, versus 7,500 in prior years)
were sent to building owners and managers,
reaching approximately one-third of all buildings
that contain rent stabilized units. In addition, an
analysis of surveys from previous PIOCs showed that
submitted insurance and labor costs were largely
accurate when verified with brokers and non-union
employees. Therefore, not every response obtained
through the Owner Survey was independently
verified in this year’s PIOC. For example, staff verified
insurance policies that accounted for 79.5% of the
cost of current year insurance policies.

However, because the number of buildings
surveyed was doubled, a greater number of
responses were received than in recent years. The
increase in responses allowed more insurance
policies, wage rates, and management fees to
be used in the calculation of the components
of the PIOC that rely on the owner survey, thus
increasing accuracy.

Roughly 3.7% of the questionnaires mailed out
received a response. This was roughly the same
response rate as 2022 (3.9%), however the number
of returned surveys was still higher than 2020 (the
last year preceding the methodology changes). A
total of 529 returned surveys contained usable
information, down from 559 in 2022, but up from
503 in 2020. As a result, RGB staff was able to use
522 annual insurance premiums, 172 non-union
labor wage rates, and 83 reported management
fees. The number of prices in 2022 and 2023 for the
Owner Survey is shown in Appendix 1.

Taxes

The 2023 tax price relative was calculated by
providing a list of properties registered with
HCR to the NYC Department of Finance, Finance
"matched” this list against its records to provide
data on assessed value, tax exemptions, and tax
abatements for over 38,000 buildings in both
the current and the previous tax year. This data
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was used to compute a tax bill for each building
containing rent stabilized units in each of these
fiscal years. The change computed for the PIOC is
simply the percentage difference in aggregate tax
bills for these buildings from FY 2022 to FY 2023.

Labor Costs

The Labor Costs component consists of the cost of
unionized and non-unionized labor. Rate increases
for unionized labor, including wage increases and
health benefits, come directly from the contracts
of unions that represent workers in buildings and
hotels that contain rent stabilized units. The cost
of Social Security and unemployment insurance
is obtained from the NYS Department of Labor
and the Internal Revenue Service (IRS). Wage
increases for non-union labor are obtained from
the Owner Survey (see "Owner Survey” section
on the previous page regarding non-union labor
wage methodology).

Fuel

The Fuel component consists of all types of fuel
used for heating buildings, including oil, natural
gas, electricity, and steam.

In order to calculate the change in cost of
fuel ofl, prices set by fuel oil vendors for a gallon
of heating oil are gathered on a monthly basis. A
monthly survey makes it possible to keep in touch
with fuel oil vendors and to gather the data on a
consistent basis (i.e, on the same day of the month
for each vendor). Vendors are called each month
to minimize the likelihood of misreporting and also
to reduce the reporting burden for the companies
by eliminating the need to lock up a year’s worth
of prices. The number of fuel oil quotes gathered
this year for #2 and #4 oil is similar to last year and is
contained in Appendix 1.

To calculate changes in fuel oil costs, monthly
price data is weighted using a degree-day formula
to account for changes in the weather. The number
of Heating Degree Days (defined in Endnote 5) is a
measure of heating requirements.

The Fuel component includes not only the
cost of fuel oil, but also the cost to heat buildings
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with natural gas, electricity, and steam. For these
items, RGB staff calculates a hypothetical monthly
bill for utilities based in part on supply rates, fuel
adjustments, delivery charges, taxes, and other
surcharges and fees. Bills are calculated based
on typical usage in a multi-family building in New
York City, an amount that remains constant from
year to year.

Because these items represent prices to
heat buildings, monthly price data is adjusted to
account for changes in weather. The price relatives
for all items in the Fuel component were calculated
by comparing the most recent April-March period
with the prior April-March period.

Following an owner survey of heating costs
in 2022, the weights for the different fuel items in
this component were updated in 2023. Notably,
more weight was given to heating by natural gas
(rising from 52.8% of the Fuel component in 2022
to 70.4% in 2023). Correspondingly, there was less
weight given to heating by fuel oil (from 40.1% in
2022 to 29.1% in 2023). There was also less weight
given to heating by steam, which fell from 7.1% of
Fuel costs in 2022 to 0.5% in 2023.

Utilities
The Utilities component consists of costs for non-
heating electricity and natural gas, as well as
water and sewer charges. RGB staff calculates a
hypothetical monthly bill for electricity and natural
gas based in part on supply rates, fuel adjustments,
delivery charges, taxes, and other surcharges and
fees. Bills are calculated based on typical usage in
a multi-family building in New York City, an amount
that remains constant from year to year. The price
relatives for electricity and natural gas items in the
Utilities component were calculated by comparing
the most recent April-March period with the prior
April-March period.

Water and sewer price changes are based on
annual rate adjustments set by the NYC Water Board.

Maintenance

All prices for items in this component are obtained
using aVendor Survey. This Survey is used to gather
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price quotes for items such as painting and other
services performed by contractors; hardware and
cleaning items; and appliances that need periodic
replacement. Each year the database is updated by
adding new vendors and by deleting those who no
longer carry the products or perform the services
outlined in the Vendor Survey item specifications.
Vendor quotes were obtained over the telephone,
and for non-service based items by telephone and
from websites that carry items in the PIOC’s market
basket of goods. A total of 553 recorded price
quotes were gathered (for both Maintenance and
Administrative Costs, not including management
fees). For a description of the items priced and the
number of price quotations obtained for each item,
refer to Appendix 1.

Administrative Costs

Management fees are obtained directly from
building owners and managers, using the Owner
Survey (see "Owner Survey” section on Page 12).
Other expense items, such as accountant and
attorney fees, are obtained using the Vendor
Survey, as described in the “Maintenance” section,
above. For communications costs, because there
are so many variations in types of plans for internet
and phone service, staff relied on the national
Consumer Price Index to obtain price changes for
these items. Monthly price changes were obtained
from the U.S. Bureau of Labor Statistics website
and were calculated by comparing the most recent
12-month period from March-February with the
prior March-February period. For a list of all the
expense items contained in the Administrative
Costs component, see Appendix 1,

Insurance Costs

The Owner Survey asks owners to provide
information about their current and prior year's
insurance policies. Temporary workers call the
relevant insurance agents/brokers to verify much
of this information. As noted in the Owner Survey
methodology, for the third consecutive vyear,
because of an increased number of responses, not
every insurance policy was verified. Staff verified
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insurance policies that accounted for 79.5% of the
cost of current year insurance policies.

P10C by Building Age

Previous versions of the PIOC examined data based
on whether a building was built pre- or post-
war (i.e, before 1947 or after 1946). Beginning
this year, indices are now calculated based on
whether the building was constructed prior to
1974, or on or after January 1, 1974, With passage
of the Emergency Tenant Protection Act (ETPA) of
1974, buildings containing six or more residential
units constructed prior to 1974 are rent stabilized.
However, generally speaking, buildings constructed
or extensively renovated after 1973 are subject
to rent stabilization only because the owner has
agreed to receive tax benefits in exchange for
entering the rent stabilization program. Therefore,
the number of buildings entering and leaving
stabilization among post-1973 buildings is more
fluid than the pre-1974 buildings. Also note that
the proportion of post-1973 buildings is much
smaller than the number of pre-1974 buildings.
Delineating buildings by a construction date
of post-1973 and pre-1974 should give greater
insight into the operating costs of “traditional” rent
stabilized buildings, versus those that are newer
and benefiting from tax benefit programs.

Price Index Projections

The PIOC Projections are estimated by using data
from federal, state, and local agencies; estimates
from industry experts; and trend forecasting using
three-year or long-term averages. The projections
in this report are for the time period from April
2023 to March 2024.

Taxes were projected by using data from the
Department of Finance’s tentative assessment
roll for FY 2024 adjusted by estimates of how the
final PIOC tax index has compared to the change
in the tentative assessment roll over the last
decade. These estimates produce a projected tax
cost for owners of rental properties. Labor costs
are projected by calculating the average wage and
benefit increases of the most recent labor contracts
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for apartment workers union Local 32-BJ, and a ten-
year geometric average (which compounds annual
growth rate) of alt other Labor Costs items. Fuel
oil and natural gas costs for the Fuel component
are projected by using data and information
from the US Energy Information Administration’s
(EIA) current “Short-Term Energy Outlook” report
about projected prices, plus changes in projected
usage according to a projected return to average
temperature over the last five years. Utility costs
are projected by taking the average of the last
four New York City Water Board water and sewer
rate adjustments as well as EIA projections for
residential gas and electricity costs."

The other components — Administrative Costs,
Insurance Costs, and Maintenance — are projected
by using three-year geometric averages of the
component price relatives.
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Endnotes

1. Note that this report is designed to siudy only those costs
incurred by owners in the operation and maintenance of buildings
containing rent stabilized units. it does not quantify costs paid by
tenants lo live in these buildings, such as rend, ulilities, and other
miscellaneous costs.

2. Prior to 20185, the relative importance of the various goods and
services in the markel basket was based on a 1983 study of
expenditure patterns of owners of buildings that contain rent
slabilized units. |n 2015, the Price Index of Operating Costs {PI10C)
component expenditure weights for buildings that contain rent
slabilized apartments were changed to the expenditure patierns
found in the Rent Guidelines Board's annual Income and Expense
{I1&E) Study, which allows for the annual updaling of expendilure
patterns based on what owners report to the New York City
Department of Finance as their actual costs on Real Properly
income and Expense (RPIE) statements required by Local Law 63
{enacted in 1986). Nole that only the Apartment PIOC is weighted
with data from RPIE reports. The Hotel and Loft PIOCs continue
1o use the 1983 study. For a full description of the methodological
changes to the expenditure weights used in the current PIOC,
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please refer to the RGB 2015 Price Index of Operating Costs report
at hitps:/frentguidelinesboard .cityofnewyork.usiresearch/,

The average CPI for All Urban Consumers, New York-Norlheastern

New Jersey for the year from March 2022 to February 2023 {313.2)
compared 1o the average for the year from March 2021 lo February

2022 (294.7) rose by 6.2%. This is the latest available CP| dalta

and is roughly analogous to the ‘PIOC year.’ 9.

New York City has four properly tax classes. Most buildings that
contain rent stabilized units are in Tax Class 2. which consists
of rental buildings of four units or more and cooperative and

condominium buildings of two units or more. A small building that 10.

contains rent slabilized units only because of a tax abatement
or exemplion program {such as 421-a or J-51) would more | kely
be in Tax Class 1, which consists of most residential property of

up to three unils (family homes and small slores or offices with 1.

one or two apartments attached), and most condominiums lhat
are not more than three stories. In the tax file used by the RGB
to compute the Taxes component, 92% of the more than 38,000
buildings analyzed were parl of Tax Class 2.

The cost-weight relatives are calculaled on an April to March
time period. The April 2022 to March 2023 time period was 5.2%
warmer than the pravious April to March period. "Normal” weather,
which is the standard set by Nalional Oceanic and Atmospheric
Adrunisteation (NOAA), refers to the typical number of Heating
Degrae Days measured al Central Park, New York City, over the
30-year period from 1991-2020. NOAA recalculates this 30-year
average and issues a new “normal’ every len years. A Heating
Degree Day is defined as, for one day, the number of degrees
that Ihe average temperature for that day falls below 65 degrees
Fahrenheit.

The commensurate rent adjustments were first introduced before
deragulation was wide-spread. At their inception, with bittle to no
deregulation, these formulas largely reflected the rent stabilized
slock at large, despite being designed to keep NOI constant in only
those units subject to rent stabilization. Note that with deregulation
permitted under state law fram 1993 through 2019, thousands of
buildings now contain both rent stabilized and deregulated units.
Becausa the commensurales were not designed to keep NOI
constant in deregulated units {where annual adjustments in renls
are subject to changes in the real estate rental market), these
formulas will nol necessarily keep NO! constant for buildings that
contain both rent slabilized and deregulated units.

From 1997 through 2019, vacancy allowance incrieases of up to

20% were parmitted under state law. In 2018, with the passage of
the Housing Stability and Tenant Protection Act, vacancy allowance
increases were no longer permitied, but increases on vacancy
leases equal to renewal fease guidelines were permitied. In addition.
any vacanl unit whete the previous tenant was charged a preferential
rent can charge up to the higher legatl rent to the incoming tenant.
Therefore, while vacancy allowance increases are no longer
permitted under state law, Increases upon vacancy are poss ble.

See Endnote 7 for the estimated impact of vacancy leases.

The following assumplions were used in the compulalion of lhe "Net
Revenue” and “CPl Adjusted NOI" commensurates: (1) the required
change in owner revenue is 65.4% of the 2023 PIOC increase of
8.1%, or 5.3%. The 65.4% figure is the most recent ratic of average
operating costs lo average income In buildings Ihat contain rent
stabilized units; {2) for only ihe "CPI-Adjusted NOI” commensurate,
the increase in revenue due to the impact of inflation on NQI is
34.6% times the lalest 12-month increase in the CPI ending February
2023 {6.2%), or 2.2%; (3) these lease lerms are only Hlustrative—
other combinations of one- and two-year guidelines could produce
the adjustment in revenue; (4} assumplions regarding lease renewals
and lurnover were derived from the 2021 NYC Housing and

Vacancy Survey data; (5) for the commensurate formulas, including
the impact on revenue from vacancy leases, a 1,55% increase in
vacancy leases was applied to the estimated 9.26% of rent stabilized

units that turn over each year {as based on 2021 NYC Housing and
Vacancy Survey dala). This increase was derived from rent data
from the 2021 and 2022 Homes and Communily Renewal (HCR}
owner registration files for leases in 2022 where the owner noted the
change in rent was due to vacancy; and (6) lhe collectability of these
commensurate adjusiments are assumed.

The “traditional” formula adjusts only owner expenses, not NOL.
Expenses are adjusted based on lhe current PIOC change for the
one-year lease commensurate, and by the both the current PIOC
and the PIOC projection for the two-year lease commensurate.

Whether profits will actually decline depends on the level of
inflation, the composition of NOI {i.e., how much is debt service and
how much is profit). and changes in tax law and interest rates

Source: “Shorl-Term Energy Qutlook,” March 2023. U.S. Enargy
Information Administration, Depariment of Energy. https:/iwww.eia.
govfoutlooks/steo/data.php7type=tables.
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Appendices

1. PIOC Sample, Number of Price Quotes per Item, 2022 vs. 2023

Spec#  Description 2022 2023 Spec#  Description
21 Apartment Value 1o 12 817 Large Trash Bags
212 Non Union Super 17 115 818 Smoke Detectors
216 Non Union Janitor/Porter 61 57 802 Refrigerator #2
903 Air Conditioner #1
LABOR COSTS 288 284 906 Dishwasher
908 Range #2
301 Fuel Qil #2 26 26 909 Carpet
302 Fuel Oil #4 8 7 910 Dresser
an Mattress & Box Spring
FUEL OIL 34 33
MAINTENANCE
501 Repainling 65 74
502 Plumbing Faucet 25 27 601 Management Fees
503 Piumbing Stoppage 23 25 602 Accountant Fees
504 Elevator #1 611 1e 6 9 803 Altorney Fees
505 Elevator #2 13fl 2e 5 8 604 Newspaper Ads
506 Elevator #3 19l 3e 5 7 507 Bill Envelopes
507 Burner Repair 9 8 508 PO Box
508 Boiler Repair Tube 10 8 509 Copy Paper
509 Boiler Repair Weld 6 5
510 Refrigerator Repair 9 14 ADMINISTRATIVE COSTS
511 Range Repair 9 14
512 Roof Repair 12 13 701 INSURANCE COSTS
514 Floor Maint #1 Studio 5 1
515 Floor Maint #2 1 Br 5 10
516 Floor Maint #3 2 Br 5 10
517 Extermination Services 10 1
518 Linen{L.aundry §ervica 4 4 ALL ITEMS
519 Electrician Services 10 14
805 Paint 12 1
808 Bucket 15 16
810 Linens 8 10
an Pine Disinfectant 14 16
813 Switch Plate 1" 1
815 Toilet Seat 15 15
B16 Deck Faucet 14 15

{CONT NUED TOP R GHT)

2022 2023
16 15
13 14
11 10
9 9
1 10
1 10
10 11
5 5
9 8

407 459
97 83
23 21
19 20
28 21
Lh] 1
10 10
1 11
198 177
552 522

1,480 1,475
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2. Expenditure Weights, Price Relatives, Percent Changes, and
Standard Errors, All Apartments, 2023

Spec
# Item Description

101 TAXES
201
202
203
204
205
205
207

Payroll Bronx All {Union)
Payroll Other Union Suplts
Payroll Other Union Other
Payroll Other Non Union All
Social Security nsurance
Unemployment nsurance
Private Health & Welfare

LABOR COSTS

Fuel Oil #2

Fuel OH #4

Gas #2 650 therms
Gas #3 2 140 therms
Steamn #1 1 150 Mibs
Steam #2 2 600 Mibs

3
302
405
406
407
408

FUEL

401
402
404
410

Electricity #1 2 500 KWH
Electricity #2 15 000 KWH
Gas #1 120 therms

Water & Sewer

UTILITIES

501
502
503
504
505
506
507
508
509
510
511
512
514
515
516
517
519

Repainting

Plumbing Faucel
Plumbing Stoppage
Elevator #1 6fl 1e
Elevator #2 131l 2e
Elevator #3 19fi 3e
Burner Repair

Boiler Repair Tube
Boiler Repair Weld
Refrigarator Repair
Range Repair

Roof Repair

Floor Maint #1 Studio
Floor Maint #2 1 Br
Floor Maint #3 2 Br
Extermination Services
Eleclrician Services

{CONT NUED TOP R GHT)

Expenditure Price %

Weight Relative Change Ermror

0.2957

00470
00491
01263
05713
00546
00143
01374

0.1278

02095
00813
01348
05697
00036
00012

0.0703

01518
01621
Go70
06691

0.1082

02344
01019
010959
00193
00122
00068
00323
00443
00364
00123
00115
00583
00035
00062
Q0547
00463
00697

1.0769 7.69%

221%
2 44%
253%
335%
309%
1861%
387%

10221
10244
10253
10335
10309
08139
10387

1.0288 2.89%

25 19%
18 30%
11780 17 80%
11874 1874%
10372 372%
10433 433%

12519
11830

1.1986 19.86%

11585 1585%
11652 16 52%
12543 25 43%
10490 490%

1.0880 8.80%

11283
10202
10761
1 0656
10803
10676
10576
1 1831
10851
09963
09363
10887
11082
11625

12 83%
9 02%
761%
& 56%
8 03%
6 76%
576%
1831%
851%
037%
037%
8 87%
1082%
16 25%
11580 1580%
10359 359%
10516 §16%

Standard

0.0373

00000
00000
0 0000
06700
00000
0 0000
0 0000

0.3828

20386
33642
00000
00000
00000
0 0000

0.5073

00000
0 0000
00000
0 0000

0.0000

15657
20156
20038
1 6663
16281
17564
21832
8 3846
4 3650
2 2656
2 2656
3 5427
5 0470
4 4477
4 7559
33255
32304

Spec

805
808
811
813
815
816
817
818
902
903
208
908

601
602
603
604
607
608
609
409

701

ltem Description
Paint

Bucket

Pine Disinfectant
Swilch Plate
Toilet Seat

Deack Faucel
Large Trash Bags
Smoke Deteclors
Refrigerator #2
Air Conditioner #1
Dishwasher
Range #2

MAINTENANCE

Management Feas
Accountant Fees
Attorney Fees
Newspaper Ads
Bill Envelepes

PO Box

Copy Paper
Communications

ADMIN COSTS

INSURANCE COSTS

ALLITEMS

Expenditure Price %
Welght Relative Change
00268 11448 1448%
0 0052 10314 3 14%
00060 10737 737%
0 0052 09945 055%
00122 10751 751%
00161 10628 628%
00107 11452 1452%
00097 11022 1022%
Q0370 10288 288%
00013 10469 469%
00042 10692 692%
00195 10679 679%
0.1840 1.0944 9.44%
04542 09913 087%
01243 10439 439%
02839 10535 535%
00094 12118 21 18%
00226 13140 3140%
0 0266 10654 654%
00269 11672 1672%
00460 10112 112%
0.1438 1,032  3.29%
0.0702 1.1292 12.92%
1.0000 1.0811 8.11%

Standard
Error
21376
2 8954
3 5323
4 4623
21903
4 3848
4 0300
42103
2 3446
3 2997
47812
3 6681

0.7721

1 7300
14053
15166
90149
57052
00497
55378
0 0000

0.9420

1.4360

0.2291
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3. Price Relatives by Building Type, Apartments, 2023

Component Description Pro-1674 Posat-1973 Gas Heated Qil Hented
TAXES 7 2% 12 1% 77% 77%
LABOR COSTS 29% 29% 29% 2 9%
FUEL 20 0% 169% 18 6% 23 3%
UTLTES 82% Ho% 10 4% 1 6%
MA NTENANCE 95% 89% 8 5% 94%
ADM N STRAT VE COSTS 33% 3 1% 3 3% 33%
NSURANCE COSTS 12 9% 12 9% 129% 12 9%

ALL ITEMS

4. Price Relative by Hotel Type, 2023

[ t Description “Traditional” Hotel ming Hou SRO
TAXES 4 9% 52% 53%
LABOR COSTS 2 9% 34% 3 1%
FUEL 20 5% 25 1% 19 8%
UTLTES 7 6% 13 6% 9 3%
MA NTENANCE 9 7% 9 0% 83%
ADM N STRAT VE COSTS 27% 36% 29%
NSURANCE COSTS 12 9% 12 9% 12 9%
ALL ITEMS 7.3% g.9% 8.9%

5, Percentage Change in Real Estate Tax by Borough and
Source of Change, Apartments and Hotels, 2023

% Change Due % Change Duc % Change Due % Change Due % Change Due

to Assesements to Exemptions to Tax Rotes te Abatements te Interactions’ Tetal % Change
APARTMENTS
Manhattan 6 2% 03% 02% 00% Q0% 6 8%
Bronx 10 4% 13% 02% 0 6% 0 0% 99%
Brooklyn 1 5% 12% 0% 04% 0 0% 10 3%
Quesans 8 7% 02% 03% 11% 0 0% 78%
Staten sland 10 8% 12% 03% 00% 00% 99%

All Apartments

HOTELS

“Traditional Hotel 5 7% 01% 0 6% 0 0% 06 4 9%
Rooming House 51% 01% 02% 00% a0 52%
SRO 51% 0i% 03% 05% 0 0% 5 3%
All Hotela 5.4% -0.1% -0.4% 0.2% 0.0% 5.1%

* Real estate tax mteractions are the cumulative eflects ol changes in tax rales assessmenls exemptions and abatements in the same year alter
subtracting oul the individual effects of each of these changes  nteractions have minumal impact on the overall change in real estale laxes

Note: Totals may not add up due 16 rounding
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6. Tax Change by Borough and Community Board, Apartments, 2023

Community  # of Tax Communlty  #of Tax Community  #of Tax
Borough Board Bulldings Relative Borough Board Buildings Belative Borough Board Buildings Relative
Manhatian 7 938  930% 17 595  1007%
8 350 907% 18 82 971%
k £ | LI 9 32  1097%
2 1021 616% 10 236 1160%  Queens
0,
; 1357%0 kol il S52Rl © 06% 1 1995  910%
12 540 989%
5 298 7 51% 2 854 6 49%
% 3 631 8 03%
; (g6 o,  Srookin a 712 638%
8 1717 550% 5 1213 B28%
9 673 805% ] 1697 13 35% 6 318 7 33%
10 1005 11 78% 2 601 15 51% 7 523 8 56%
11 713 996% 3 1228 929% 8 277 998%
12 1342 B46% 4 1378 918% 9 270 8 60%
5 476  1033% 10 81 413%
Lower 6 817 BE9% 1 143 759%
7 841 10 06% 12 276 371%
LPEEE 8 ag7 9 8Y9% 13 58 552%
= 10 2 959% st stand 203 9.94%
1 461 1076% Ll o IS o0
2 289 1873% h S0 M ' 187 1004%
3 429 14 48% 13 10 10 56% 2 45 12 35%
4 755 9 74% 14 835 9 29% 3 21 8 58%
5 690  1033% i5 336 1146%

Note: There were 29 buildings in Manhattan that are a part of Community Board 8 in the Bronx Thess buildings are not included in the total for CB 8 in
the Bronx but are represented in the Manhattan total and the total for “ALL buildings Core and Upper Manhattan building totals are defined by block
count and cannot be calcutated by using Community Board numbers alone
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7. Expenditure Weight, Price Relatives, Percent Changes, and
Standard Errors, All Hotels, 2023

Spec
3 ltem Description Weight
101 TAXES 0.3625
205 Social Security nsurance 00481
206 Unemployment nsurance 00100
208  Hotel Private Health/Welfare 0 0603
209 Hotel Union Labor 03101
210 SRO Union Labor o021
211 Apariment Value 01071
212  Non Union Superintendent 03225
216 Non Union Janitor/Porter 01299
LABOR COSTS 0.1577
301 Fuel Oil #2 05828
302  Fuel Cil #4 00142
403  Electricity #3 82 000 KWH 02126
406 Gas #2 650 therms 00353
406 (Gas #3 2 140 therms 0 1549
407  Steam #1 1 150 Mibs 00003
FUEL 0.1523
401  Electricity #1 2 500 KWH 01388
402  Electricity #2 15 000 KWH 01474
404 Gas #1 120 therms 00870
410  Water & Sewer 0 6268
UTILITIES 0.0468
501  Repainting 01457
502 Plumbing Faucel 00498
503 Plumbing Stoppage 00497
504 Elevator #1 6l 1e 0 0209
505 Elevator #2 13l 2e 00183
506 Elevator #3 191 3e 00167
507  Burner Repair 00168
508 Boiler Repair Tube 00208
509 Boiler Repair Weld 0 0202
511  Range Repair 00804
512  Rool Repair 00258
514  Floor Maint #1 Studio 0 0005
515  Floor Maint #2 1 Br 00010
516  Floor Maint #3 2 Br 00086
517  Extermination Services 00236

(CONT NUED TOP R GHT)

Expenditure Price %
Relative Change Ermrot

1.0508 5.08% 0.5302
10309
08139
10281
10281
10281
10395
10323
10365

00000
0 0000
0 0000
0 0000
00000
05111
08915
06676

3 09%
1861%
281%
281%
281%
395%
323%
3 65%

1.0298 2.98% 0.3052
12519 2519%
11830 18 30%
10966 9 66%
12121 21 21%
12103 21 03%
10372 372%

20386
3 3642
(0000
0 0000
0 0000
0 0000

1,2100 21.00% 1.1891
11585 1585% 00000
11652 1652% 00000
12543 2543% 00000
10490 490% 00000
1.0992 9.92% 0.0000
11283
10902
10761
1 0656
10803
10676
10576
11831
10851
09963
10887
11082

12 83%
9 02%
761%
6 58%
8 03%
6 76%
5 76%
18 31%
851%
0 37%
8 87%
10 82%
11625 16 25%
11580 1580%
10358 359%

1 5557
2 0156
2 0038
16663
16281
17564
21832
83846
2 2656
2 2656
35427
5 0470
44477
47559
33255

Standard

Spec
.4
518
519
805
808
810
811
813
815
816
817
818
902
903
908
808
910
o

601
602
603
604
607
608
609
409

701

Expenditure Price %  Standard
ltem Description Weight Relative Change Error
Linen/Laundry Service 01146 12328 2328% 118513
Electrician Services 00228 10516 516% 32304
Paint 00489 11448 1448% 21376
Bucket o021 10314 314% 28954
Linens 00622 11183 1183% 91769
Pine Disinfectant 00080 10737 737% 35323
Switch Plate 00142 09945 (55% 44623
Toilel Seat 00203 10751 751% 21803
Dack Faucet 00267 10628 628% 43848
Large Trash Bags 0 0265 11452 1452% 40300
Smoke Detectors 00242 11022 1022% 4 2103
Refrigerator #2 00137 10288 288% 23446
Air Conditioner #1 00078 10469 469% 32997
Range #2 00066 10679 679% 3 6681
Carpet 00410 09597 403% 43912
Dresser 00229 09394 606% 98578
Maltress & Box Spring 00195 10024 024% 43847
MAINTENANCE 0.1244 1.0930 9.30% 0.3051
Management Fees 05262 09913 087% 17300
Accountant Fees 00663 10439 439% 14053
Attorney Fees 01285 10535 535% 15166
Newspaper Ads 00823 12118 2118% 90149
Envelopes 00064 13140 3140% 57052
PO Box 00075 10654 654% 00497
Copy Paper 00076 11672 1672% 55378
Communications 01752 10112 112% 00000
ADMIN COSTS 0.0873 1.0284 2.84% 1.1956
INSURANCE COSTS 0.0690 1.1292 12.92% 1.4360
ALL ITEMS 1.0000 1.0827 8.27% 0.3623
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8. Expenditure Weight and Price Relatives, Lofts, 2023

Spec
#

101

202
204
205
206
207

3
302
405
406
407
408

4
402
404
410

501
502
503
504
505
506
507
508
509
510
5N

512
514
515
516
517
519

Itemn Description
TAXES

Payroll Other Union Supts
Payroll Other Non Union All

Social Security nsurance

Unemploymenlt nsurance

Private Health & Welfare

LABOR COSTS

Fuel Oil #2

Fuel Oil #4

Gas #2 650 therms
Gas #3 2140 therms
Steam #1 1 150 Mibs
Steam #2 2 600 Mibs

FUEL

Electricity #1 2 500 KWH

Electricity #2 15 000 KWH

Gas #1 120 therms

Water & Sewer Frontage

UTILITIES

Repainting

Plumbing Faucet
Plumbing Stoppage
Elevator #1 6l 1e
Elevator #2 131l 2e
Elevator #3 191 3 e
Burner Repair

Boiler Repair Tube
Boiler Repair Weld
Refrigerator Repair
Range Repair

Rool Repair

Floor Maint #1 Studio
Floor Maint #2 1 Br
Floor Maint #3 2 Br
Extermination
Elactrician

(CONT NUED TOP R GHT)

Expenditure Price %
Weight Relative Change

0.2937 1.0769 7.69%

02160
0 5509
(0384
00051
01897

0.0814 1.0313 3.13%

02855
05354
00429
01162
00153
0 0047

0.0685

00086
01087
00035
08792

0.0552 1.0633 6.33%

02879
0 0820
00772
00318
00202
0012
00239
00328
00270
00076
00071
0 0596
00001
00003
00023
00271
0283

10244
10335
10309
08139
10387

2 44%
3 35%
309%
18 61%
I 87%

25 19%
18 30%
17 80%
11874 1874%
10372 372%
10433 433%

12519
11830
11780

1.2001 20.0%
11585 1585%
11652 16 52%
12543 2543%
10420 490%

12 83%
9 02%
761%
6 56%
8 03%
6 76%
5 76%
1831%
B51%
037%
037%
887%
10 82%
16 25%
11580 1580%
10359 369%
10516 §516%

11283
10902
10761
10656
10803
10676
10576
11831
10851
09963
09963
10887
11082
11625

Spec
#
805
8c8
811
813
815
816
817
818
902
903
906
908

601
602
604
607
608
609
409

701

Paint

Bucket

Pine Disinfectant
Switch Plate
Toilet Seat

Deck Faucet
Large Trash Bags
Smoke Detectors
Refrigerator #2
Air Conditioner #1
Dishwasher
Range #2

MAINTENANCE

ADMIN COSTS - LEGAL

Management Fees
Accountant Fees
Newspaper Ads
Envelopes

PO Box

Copy Paper
Communications

ADMIN COSTS - OTHER

INSURANCE COSTS

ALL ITEMS

PAGE 29

Expenditure Price %
Relative

Weight Change
00464 11448 14 48%
00030 10314 314%
00108 10737 737%
00061 09945 055%
00212 10751 751%
00279 10628 628%
00155 11452 1452%
00142 11022 1022%
00741 10288 288%
00025 10468 469%
00083 10692 692%
00341 10679 679%
0.0889  1.0927 9.27%
0.0717  1.0535 5.35%
08129 09913 087%
01469 10439 439%%
00094 12118 21 18%
00073 13140 3140%
00087 10654 654%
00087 11672 1672%
00060 10112 112%

0.0712

0.2693

1.0058 0.5B%

1.1292 12.92%

1.0000 1.0886 8.96%
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eMANY

Dear Kingston Rent Guidelines Board,

Thank you so much for the opportunity to provide public comment as you consider rent
adjustments for leases which commence between October 1, 2023 and September
30, 2024.

At For the Many, we organize hundreds of working-class Kingston tenants, including
those in ETPA regulated buitdings. We helped found the Stony Run Tenants Union, and
mobilized dozens of tenants to last year's Rent Guidelines Board hearing. Our role in that
process was supporting tenant organizing - but ultimately it was the power of their
testimony - and the objective data - that led this Board to take a historic step by
enacting a negative 15% rent adjustment. This decision was the only reascnable option
to address the housing affordability crisis facing the tenants in these 1,200 rent stabilized
units, as reflected in the objective data, and the fact that the vast majority of tenants
called for a rent reduction.

However, greedy landlords and corporate real estate, led by Richard Lanzarone, sued to
block this reduction, undermining the legal orders of this Board, and the democratic
process. While the landlords convinced a local judge to block the reduction, that case is
currently under appeal. For the Many is a party in that lawsuit, and we are confident that
higher courts will recognize the orders of the Board as legal, and this much needed rent
reduction will go into effect.

However, while this lawsuit is being adjudicated, ETPA tenants are still facing ridiculously
high rents, without the reduction reflected in their rents - driving them into financial
desperation, or forcing them from their homes, and Kingston altogether. Meanwhile, we
have had several reports from the ETPA tenants of their landlords illegally raising their
rents - in direct contradiction to the court orders that they remain frozen. Furthermore, as
was presented at the Board’s meeting on Monday, onty 30 of the 65 ETPA buildings have
completed their initial registration requirements, as mandated by law. This shows that
many of the landlords who own ETPA buildings are not interested in following the law.
They are in fact exploiting the ambiguity of the current court proceedings to iliegally
raise rents and further burden their tenants.



FOR THEMANU

This Board must do all in its power to protect these tenants, given these bad faith actions

by landlords. The Board must vote to keep rents down, limit ambiguity wherever possible,
and prevent landlords from illegatly raising rents. As such, we call on the Board to vote to
enact a zero percent rent adjustment for one and two year leases starting between
October 1st, 2023, and September 30th, 2024.



hcr.sm.KingstonRGB

From: sarahana Shrestha <q S NNENEEENR® gmail.com>

Sent: Monday, June 19, 2023 8:07 AM
To: hersm.KingstonRGB
Subject: Public Comment

[You don't often get email from il SEEIE: @gmail.com. Learn why this is important at
https://aka.ms/LearnAboutSenderldentification ]

ATTENTION: This email came from an external source. Do not open attachments or click on links from unknown senders
or unexpected emails.

Dear Kingston Rent Guidelines Board,

Thank you for the opportunity to provide a public comment as you consider rent adjustments for leases that begin
between October 1,
2023 and September 30, 2024.

As a state legislator serving my first term in Albany, | have met tenants from all over the state and can re-confirm: we
are facing a housing emergency. Being a tenant means being someone who doesn’t have the means to become a
homeowner. It means whether you can remain at the place you call home depends on the whims of others. We cannot
claim to fight for fairness without protecting our neighbors from such instability.

More than half the tenants in the district | represent, Assembly District 103, pay over a third of their income in rent,
particularly in Kingston where profiteering landiords are eager to price-gouge.

It's why | supported the creation of rent stabilization in Kingston, and why |, along with many tenants | represent, called
on this board last year to enact a historic 15% rent reduction that would protect tenants living in the roughly 1,200 units
covered by the Emergency Tenant Protection Act (ETPA).

New Yorkers are up against a powerful and wealthy real estate lobby, comprised primarily of NYC and corporate
landiords, that is blocking statewide legislation that would create housing stability for tenants, as well as for prospective
first-time homeowners who want to buy a home to live in, not to make a profit from. While we continue to organize to
pass such legislation, we must do everything that is within our means to protect our neighbors now.

I call on the Rent Guidelines to vote to enact a zero percent rent adjustment for one and two year leases starting
between October 1st, 2023, and September 30th, 2024. This is needed to prevent landlords from continuing to raise
rents while we wait for the courts to make a decision on the rent reduction vote, and it would limit the ambiguity that
some bad landlords are currently exploiting for their own benefit.

Thank you,
Sarahana Shrestha, NYS Assemblymember, District 103



